MINUTES

MANSFIELD PLANNING AND ZONING COMMISSION
Regular Meeting, Monday, January 17 , 2006

Council Chambers, Audrey P. Beck Municipal Building

Members present:  R. Favretti (Chairman), B.d@ar, K. Holt, P. Kochenburger (arr.
7:30),

P. Plante, B. Ryan, G. Zimmer

Members absent:  J. Goodwin, R. Hall

Alternates present. C. Kusmer, V. Stearns

Alternates absent:  B. Pociask

Staff present: C. Hirsch (Zoning Age@) Padick (Director of Planning)

Chairman Favretti called the meeting to order pind., appointing Alternate Stearns to
act in place of Mrs. Goodwin, and Alternate Kusiteeact until Mr. Kochenburger’s
anticipated arrival. He arrived at 7:30 p.m., &d Kusmer was then appointed to act in
place of Mr. Hall.

Minutes: 1/3/06 — Zimmer MOVED, Holt secondedafgprove the Minutes as
presented; MOTION CARRIED, all in favor except Stesaand Kusmer (disqualified).
1/12/06 field trip — Under item 1, rewed'met with Bill Briggs, the builder,
representing the applicants, to observe...”, andtgutess“Members observed...” With
this emendation, Gardner MOVED, Ryan seconded pocse the Minutes as amended.
MOTION CARRIED, Gardner, Ryan, Favretti and Holfavor, all else disqualified.

Addition to agenda — Holt MOVED, Gardner secondeddd to the agenda under “New
Business” a request for a site modification at 8&&rs Rd (Home Selling Team, file
510); MOTION PASSED unanimously

Zoning Agent’s Report — The December, 2005 Enfoemctivity report was
acknowledged.

McCarthy court case update - Mr. Pladaninded members that the PZC is
being challenged on the conditions of approvaMor McCarthy’s application to
construct 2 new buildings with parking and drivevealgitions at 452 Storrs Rd. The
case is scheduled to come to court on Feb. 2806.20rhe modification request just
added to tonight’s new business applies only tcethsting building.

Temporary real estate sign at 574 Middirnpike — Mr. Hirsch has sent a letter
ordering the reduction in size of the sign, but tee®ived no reply as yet.

Lucky Thirteen Tattoo Parlor, Cedar 8waRd./Middle Tpk. — Mr. Hirsch will
investigate to determine which health agency ipaesible for monitoring sanitary
conditions.

Old Business

Aquifer Protection Regulations and associated ZgpMiap revision, file 907-26 — Holt
MOVED, Ryan seconded that the Mansfield AquifertBection Agency adopt, pursuant
to the Connecticut General Statutes and Stateaggns, the attached Mansfield Aquifer



Protection Area Regulations and Zoning Map delioeadf a State-approved Aquifer
Protection Area in north-central Mansfield. Thepigd Regulations and map
delineation were presented as 11/7/05 drafts aAgemcy’s 12/19/05 Public Hearing and
have been subsequently revised to incorporate nebnical corrections to Sections 2
(a) (9) and (19) and Section 12 (a)(1)(F) of thgwRations and to a proposed map note
on the Zoning Map delineation. These correctioesewecommended in a 12/6/05 letter
from R. Hust, of the CT Department of Environmeiedtection.

The adopted Regulations and map ddloeare subject to final approval by the
State Department of Environmental Protection. Upsmeiving State approval, the
Agency shall establish an effective date and fieRegulations and map in the office of
the Mansfield Town Clerk. This action has beeretato comply with Aquifer Protection
Area requirements contained in the State Statuté<sS#ate regulations. The new
Regulations will help protect State-designated AgruProtection Areas in Mansfield.
MOTION PASSED unanimously.

Draft 2006 Plan of Conservation & Development UpdatMemos were noted from M.
Berliner/Town Council, (1/12/06,w/attached proposadditions to Part Il, B.1.c) and the
Dir. of Planning (1/12/06 and 1/17/06, which contaupdated language to address the
Town Council’'s recommendations). Mr. Padick ndteat he and Chairman Favretti
revised the language in the draft relating to tadesand character of the Storrs Center
Downtown project to explain more clearly the intehthis recommendation, and also to
satisfy concerns expressed by the Council at iteDer 12, 2005 meeting. He also
added that the wording regarding the Storrs CeMtericipal Development Plan (MDP)
should be changed to read that the Plan “has begamed”, rather than “is being
finalized”, as was the case when the draft wasgrezp Also, this section (Part Il,
Section B.1.c, page 33) should state that the Rigrand Zoning Commission reviewed
the Municipal Development Plan and is in accorthwi Mr. Padick’s memo,
distributed at this meeting, presented revised wgrtbr both of these items. Chairman
Favretti noted that in addition to unanimously appmg the Plan of Conservation and
Development, the Town Council commended the Ptanand Zoning Commission for
its efforts in preparing the document. During dssion, all members agreed that Mr.
Padick’s proposed wording revisions are acceptaltgt then MOVED, Plante
seconding, to adopt by Resolution, effective MakcB006 or upon filing of the new
Plan in the office of the Town Clerk, an updatednRyf Conservation and Development
for the Town of Mansfield. This new Plan, whiclplaces the Town’s 1993 Plan of
Development, was prepared pursuant to the prossadisection 8-23 of the State
Statutes. The Plan was presented at a 10/5/0%cRidxring as “August 15, 2005 draft
text and August, 2005 draft mapping”, and this dgopaction incorporates revisions
cited in an 11/30/05 addendum and additions toIR&Bection B.1.c of the Plan, as
recommended by the Town Council, and by the Direatdlanning in a 1/17/06
memorandum. The Commission hereby authorizeshgr@an, with staff assistance, to
approve final text and mapping incorporating thpraped revisions to the 8/15/05 text
and 8/05 mapping.

As cited in Parts Il and Ill of the Rltext, this new Mansfield Plan of
Conservation & Development is fully consistent witle State’s Conservation and



Development Policies Plan for Connecticut 2005-284@0 the 2002 Windham Region
Land Use Plan. The adopted Plan includes poli@fsginformation on Mansfield’s
history, demographics, natural and manmade ressuegesting land use, zoning and
infrastructure and objectives and recommendati@sgyded to achieve the Plan’s policy
goals. MOTION PASSED unanimously.

Tabled items:

Proposed efficiency unit at 98 Summit Rd., D.&J.@hesney, file 1240 (Public Hearing
scheduled for 2/6/06)

Proposed 1-lot subdivision, Nelson Brook Estategffer, o/a, file 1241 (awaiting staff
reports)

Proposed modification request for chapel use a8 5térrs Rd., N. Smith, o/a, file 864-3
(awaiting staff reports)

Proposed PZC fee revisions — (awaiting staff rgport

New Business

Proposed retail/storage/office use at 699 Storts R#V. Building & Development,

LLC, o/a. — Gardner MOVED, Holt seconding, to reesihe special permit application
(file 554-3) submitted by G.W. Building & Developmte LLC, for a retail and wholesale
sales, storage and office use at 699 Storrs Rashedwy the applicant, as shown on an
undated site plan and as described in other apiplicaubmissions, to refer said
application to the staff for review and comments] # set a Public Hearing for Feb. 6,
2006. MOTION PASSED unanimously.

Public Hearing: Public Hearing: PZC-proposedsiris to Article Il of the Zoning
Regulations, regarding: (1°) subdivision moratoriextension; (2) new moratorium on
rezonings to DMR, PRD or ARH in southern Mansfiedduth of Pleasant Valley Rd.,
west of Mansfield City Rd., file 907-24 — The PulHearing was called to order at 7:36
p.m. Members and alternates present were Fau@sttgner, Holt, Kochenburger,
Plante, Ryan, Zimmer, Kusmer and Stearns. Thé teljice was read and comments
were noted from the Director of Planning (1/12M8h attached proposed wording),
Town Attorney (1/11/06), WINCOG Regional Planningramission (1/5/06, read
aloud), Open Space Preservation Committee (1/940@), Conservation Commission
(1/11/06).

Mr. Padick stated that the subdivigieoratorium first went into effect on May 7,
2005, for the purpose of affording more time tatveompletion of the 2006 draft Plan
of Conservation & Development update, which, it Wwaped, would be approved by Fall,
2005. It was noted that, with the approval of sat@lus lots applied for just prior to
the moratorium, Mansfield would have an adequapplstof housing to last until the end
of the moratorium. But this projected time schedubs not achieved, and more time is
needed to finalize the draft Plan and to completgkwn the Regulations to make them
compliant with the recommendations in the new Plahe proposed extension would be
effective until June 1, 2006.

A second moratorium is being proposedezonings to DMR, PRD or ARH in
southern Mansfield, on land south of PleasanteyaRd., west of Mansfield City Rd.



This moratorium, which would run until Septembe@06, would also afford more time
to make the current Regulations compliant withrtees Plan.

David Wade, Mansfield City Rd., askelaatvrevisions are proposed to the
Regulations. Mr. Padick explained briefly, notih@t potential revisions to the Zoning
Map could address rezoning of 1-acre lots to 2sadyut added that each site’s
characteristics would be the dominant determin&atditional reasons for the revisions
would be to maximize the town’s open space andduige adequate water and sewer
services. At 7:50 p.m., after brief discussiorthyy Commission, the Public Hearing was
closed.

Kochenburger MOVED, Plante seconding, to add dsionsand possible action on this
issue to the agenda; MOTION PASSED unanimousfpchenburger then MOVED,
Holt seconding, to approve, effective February@Q&or upon publication of notice of
this action, the attached PZC-proposed revisiogticle 111 of the Zoning Regulations.
The revisions were presented as an 11/30/05 drafPablic Hearing held on January 17,
2006. The approved revisions extend until JurB0Q6 an existing moratorium on new
subdivisions or resubdivisions that include proplosteeets or divisions of land into more
than two (2) lots, and would establish a new manaito until 9/1/06 on new applications
to create a Design Multiple Residence, Planneddeese or Age-Restricted Housing
zone on land currently zoned Professional Offica-Bidustrial Park, located in southern
Mansfield, south of Pleasant Valley Road. The susidn moratorium applies to land
within Mansfield’s Residence-20, Residence-40, RAgricultural Residence-40, Rural
Agricultural Residence 40/Multi-family and Rural Acultural Residence-90 zones.

These revisions are adopted pursuathietprovisions and authority contained in

the CT General Statutes, including Section 8-2ctvigirant the PZC the following:

the authority to regulate the locatamd use of buildings, structures and land for
trade, industry, residence or other purposes;

the mandate to promote health, pudafety and the general welfare, to prevent
the overcrowding of land;

the mandate to give reasonable cerdiidn as to the character of a zoning
district and its peculiar suitability for particulases and with a view to conserving the
value of buildings and encouraging the most appatguse of land throughout such
municipality.

The attached revisions to the Zoning RegulatiomsSubdivision Regulations are
adopted for the following reasons:

1. toregulate land uses in a manner bestdtat carry out the purposes of Title 8,
Chapters 124 and 126 of the CT General Statutgsptoote the goals and objectives of
Mansfield’s Plan of Conservation and Developmertt Article | of the Zoning
Regulations, and to promote the health, safetyyeoience and welfare of the public.
The Statement of Purpose in Article 1ll, Sectiod And Section B.1 provides additional
rationale for the adoption of these revisions;

2. to encourage the most appropriate usendf @ protect and enhance the value of
properties and to protect and enhance natural amhmade features and scenic resources
in Mansfield’s residential zones and in a potemalti-family housing zone in southern
Mansfield,;



3.  to provide the Commission with the timeessary to complete an update of
Mansfield’s 1993 Plan of Conservation and Developimgursuant to Section 8-23 of the
Connecticut General Statutes and to consider amtopfipotential amendments to the
Zoning Map, Zoning Regulations and Subdivision Rajons, pursuant to Sections 8-2
and 8-25 of the Connecticut General Statutes.

Mansfield’s current Plan of Conservation and Depgilent was adopted in 1993. Since
early 2002, the

Commission and its staff, primarily the DirectorRilnning, have been working on an
update of the Plan. Based on the provisions afti®@e8-23 of the State Statutes, which
specifies that the Plan should be updated at teast every ten years, the Town'’s goal
was to complete the Plan update in 2003. This éetop objective has not been
achieved and, because of the number of subdivagpfications and new lots submitted
just prior to the May subdivision moratorium, coetbn of the Plan update has been
delayed beyond the completion goal of the fall@2 Upon completion of the Plan
update, additional time will be necessary for tA€Ro consider zoning and regulatory
revisions that implement Plan goals, objectivesr@edmmendations.

4.  The proposed terms for the moratoriumsarsidered reasonable in light of the
objectives cited in #3 above, and the adopted egiplity is limited in scope and will not
prevent a continuation of Mansfield’s historic rafenew single-family development.
The adopted moratorium does not prevent the castgiruof new single-family homes
on previously-approved lots. Except for the lamdouthern Mansfield, subject to
Article Ill, Section B, the moratoriums do not &pfo multi-family housing or
applications for zone changes, regulation chargpesial permits or site plans.
Mansfield has a current inventory of over 100 subktbn lots. This inventory is
significantly higher than

necessary to allow a continuation of nevglgirffamily home construction in
Mansfield. Since 1995, an
average of 37 new single-family homes per year h@en given construction permits. A
number of these new homes have been constructéidssasuts” that are not subject to
subdivision approval. These “first cuts,” or om¢-dubdivisions, are not subject to this
moratorium.
5.  During the forthcoming seven (7)-month pdrithe Planning and Zoning
Commission anticipates that a significant amouritroé will be needed to review and
act upon various elements of the planned Storrsridmmn project, which will not be
affected by this moratorium. Mansfield’s DowntoRartnership, Inc. is completing
work on a Municipal Development Plan (MDP) for an8torrs Center Downtown
development. Based on draft MDP information, prigject may include over 170,000
square feet of retail and restaurant space, 8&q08re feet of office space and 800 units
of housing. Upon approval of the MDP, which is esfgd soon, next steps will include
the submission of a zone change application taemaew Special Design District and
new zoning regulations to address permitted uggdication submission and application
approval processes. These applications are expertee submitted within the next 1 to
2 months. The review and processing of these egidns may significantly affect the
ability of the Commission and its staff to beginrwon implementing new Plan goals,
objectives and recommendations.



6. The revisions are considered acceptablyle®and suitably coordinated with
related zoning and subdivision provisions. Theppsed wording has been found legally
acceptable by the Town Attorney.

MOTION PASSED unanimously.

Regulatory Review Committee — Expected to starttmgeegularly shortly after 2/6/06.
All members and alternates are invited to partigpa

New Business (continued)

Bovino Manor, proposed 1-lot subdivision on Condle\Rd., M. Dilaj,

trustee/applicant, file 1241 — Holt MOVED, Gardserconded, to receive the subdivision
application (file 1241) for a one-lot subdivisidpvino Manor, on property located on
Conantville Road owned by V. and F. Bovino, as sihow plans dated 1/6/06 and as
described in other application submissions, anméfter said application to the staff for
review and comments. MOTION PASSED unanimously.

Wild Rose subdivision, request to use letter ofiitrdile 1113-3 — Mr. Padick’s 1/13/06
memo was noted. Mr. Padick added that a letteredfit issued by The Savings Institute
has been approved by the town’s Finance DirecBardner MOVED, Holt seconded,

that the PZC Chairman, with staff assistance, uleagized to accept a letter of credit
from The Savings Institute for the Wild Rose Estaighase 2 subdivision, and to execute
a bond agreement for this subdivision. This atilation is subject to compliance with
the letter of credit requirements of Article VI,c&en C.2 of the Zoning Regulations,
which include the use of a cash bond for at leaspercent of the total required bond.
MOTION PASSED unanimously.

Request for site modifications, 455 Storrs Rde, 5lLO — Mr. Hirsch’s 1/17/06 memo
explains that the request is for permission for pl@tion and use of a new driveway
onto Bassetts Bridge Rd. The application stdtasthe drive, for which a permit was
issued by Mansfield’s Dep’t. of Public Works, hash in use for several months. Mr.
Kochenburger asked that the Town Attorney be cdedub make sure that discussion
and action on this request would have no impagiending litigation involving this
applicant. Mr. Favretti pointed out that more securbing and drainage information
may be needed than appears on the present plasitsMBVED, Gardner seconded, that
the 1/13/06 request for site/building modificatidram Brian McCarthy, for site
modifications at 452 Storrs Road, be receivedrafetred to the staff and Town
Attorney for review and comment to the CommissiMOTION PASSED unanimously.

Communications and Bills — As noted on the agenda.
The meeting was adjourned at 8:20 p.m.
Respectfully submitted,

Katherine K. Holt, Secretary



